
 

 

 

 

 

7.1 

Approval of Zoning Review Committee (ZRC) Minutes 

 

 

 

 

 

 

 

 

 

 

 

 



 

 ZONING REVIEW COMMITTEE AGENDA 
 

RESULTS 
CITY OF EL MONTE ZONING REVIEW COMMITTEE 

 
TUESDAY, JULY 11, 2023  

 
6:00 P.M. 

CITY HALL EAST – COUNCIL CHAMBERS 
11333 VALLEY BOULEVARD 

 
This meeting shall be conducted in compliance with the procedures of 
Government Code section 54953 as most recently amended by AB 2449 
which took effect January 1, 2023. As amended by AB 2449, Government 
Code section 54953(f) allows less than a quorum of the Planning 
Commission to participate remotely at any given meeting of the Planning 
Commission where the remote participant(s) have a statutorily defined 
“just cause” reason or “emergency” reason for participating remotely. 
When a member of the Planning Commission participates remotely 
pursuant to Government Code section 54953(f), the location from which 
the Planning Commission member is participating remotely does not 
need to be identified on the agenda and does not need to be open to 
members of the public. Because Government Code section 54953(f) 
allows Planning Commission members to notify the City of their need to 
participate remotely as late as the start of the meeting, the Planning 
Commission will prepare for all meetings with the assumption that some 
number of its members (less than a quorum) might need to participate 
remotely pursuant to Government Code section 54953(f). All such 
meetings will be conducted in compliance with the requirements of 
Government Code section 54953(f)(1). Per Government Code section 
54953(f)(2)(B), any Planning Commission member who participates 
remotely per Government Code section 54953(f) “shall publicly 
disclose at the meeting before any action is taken, whether any 
other individuals 18 years of age or older are present in the room at 
the remote location with the member, and the general nature of the 
member’s relationship with any such individuals” 

 
Members of the public wishing to observe the meeting may do so 
in one of the following ways:  
 
1) Attend the meeting in person at City Hall East – Council Chambers. 

   
2) Call-in Conference (669) 444-9171; Meeting ID 819 5313 8958 and 

then press #.  Press # again when prompted for participant ID. 
 

Members of the public wishing to make public comment may do 
so in one of the following ways:  
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(1) Call-in Conference (669) 444-9171; Meeting ID 819 5313 8958 and 
then press #. Press # again when prompted for participant ID. Once 
admitted into the meeting, press *9 to request to speak. 
 
(2) Email or Telephone– All interested parties can submit comments in 
advance to the Planning Division’s general telephone line: (626) 258-
8626 or planning@elmonteca.gov. All comments must be received by 
the Planning Division no later than 3:00 pm on July 11, 2023. 
 

Instruction regarding accommodation under the Americans with 
Disabilities Act can be found on the last page of this Agenda. 

 
OPENING OF MEETING 

 
1.   Call Meeting to Order 6:01pm 
 
2.   Flag Salute Chair Tamashiro 
 
3.   Roll Call  

Committee Members Present: 
Pablo Tamashiro, Chairperson 
Nancy Lee, Senior Planner 
Jess McCloskey, Chief Building Official 
 
Staff Members Present: 
Kristy Wong, Planning Technician 

 
4.   Public Comments 

Citizens wishing to address the Zoning Review Committee on land use and development 
matters may do so at this time. Note that the Committee cannot respond to or take any 
action on the item. 
 
Citizens wishing to speak on an agenda item will be given the opportunity to speak after the 
item is presented by staff.  
 
Limit your comments to three (3) minutes. State your name and address for the record. 

 
PUBLIC HEARING 

 
     5.       Minor Variance (MV) No. 02-23 

 
Address: 2273 Penn Mar Avenue / APN No. 8107-006-005 
 
Request:  The Applicant is requesting approval to deviate from the required 

second story side yard setback to accommodate a proposed 660 
square foot (SF) addition to an existing 872 SF single-story dwelling.  
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The subject site is 5,000 square feet in size and located in the R-1A 
(Single-Family Residential) zone.  The MV request is made pursuant 
to Chapter 17.125 (Variances & Minor Variances) of the El Monte 
Municipal Code (EMMC). 

 
CEQA Determination:   Article 19. Categorical Exemptions – Section 15303 (Class 3 – New 

Construction or Conversion of Small Structures) in accordance with 
the requirements of the California Environmental Quality (CEQA) 
Act of 1970 and the CEQA Guidelines, as amended. 

 
Case Planner: Kristy Wong, Planning Technician 
 
Recommendation: Open the public hearing; 

1. Receive presentation from staff; 
2. Pose questions to staff; 
3. Allow members of the public to offer comment; 
4. Pose follow up questions to staff; 
5. Close the public hearing; and 
6. Approve the Minor Variance request, adopt the Conditions of 

Approval and adopt the Categorical Exemption. 

  

 

 
Motion:  Chair Tamashiro motioned to approve Item No. 5, subject to conditions; Seconded by Chief 
Building Official McCloskey. 
 
Motion Carried 3-0 
 
Meeting Adjourned at 6:21pm 

 
NEXT SCHEDULED ZONING REVIEW COMMITTEE MEETING 

Tuesday, July 25, 2023, at 6:00 p.m. 
City Hall East – City Council Chambers 

 
Availability of staff reports:  Copies of the staff reports or other written documentation relating to 
each item of business described hereinabove are available on the City’s Home Page at 
www.elmonteca.gov or http://ci.el-monte.ca.us/AgendaCenter You may also call the Planning 
Division at (626) 258-8626 for more information. 

Individuals with special needs:  The City of El Monte wishes to assist individuals with special 
needs.  In compliance with the Americans with Disabilities Act, if you need special assistance 
to participate in this meeting, please contact the Planning Division at (626) 258-8626.  
Notification 48 hours prior to the meeting will enable us to make reasonable arrangements to 
ensure accessibility to this meeting. [28 Code of Federal Regulations 35.102-35.104 ADA Title 
II] 
 
General explanation of how the meeting is conducted: 
1. The staff report is presented by City Planning staff. 

http://www.elmonteca.gov/
http://ci.el-monte.ca.us/AgendaCenter
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2. The Zoning Review Committee may ask questions if necessary for clarification.  
3. The Zoning Review Committee Chair opens the public hearing. 
4. The applicant makes a presentation to the Zoning Review Committee. 
5. Individuals speaking in favor of the project address the Committee. 
6. Individuals speaking against the project address the Committee. 
7. The applicant responds to project opponents. 
8. The public hearing is closed. 
9. Zoning Review Committee members discuss the project. 
10. Zoning Review Committee members vote on the project. 
11. Any interested party who disagrees with the Zoning Review Committee decision may appeal the 
Committee’s decision to the Planning Commission within 10 calendar days. Any appeal filed must 
be directed to the City Clerk’s Office and must be accompanied by a fee of $933.00 or $1,575.00 
(depending on the type of project). Any individual that received notice of this meeting from the City 
of El Monte will receive notice of an appeal if one is filed. 



 

 ZONING REVIEW COMMITTEE AGENDA 
 

RESULTS 
CITY OF EL MONTE ZONING REVIEW COMMITTEE 

 
TUESDAY, AUGUST 8, 2023  

 
6:00 P.M. 

CITY HALL EAST – COUNCIL CHAMBERS 
11333 VALLEY BOULEVARD 

 
This meeting shall be conducted in compliance with the procedures of 
Government Code section 54953 as most recently amended by AB 2449 
which took effect January 1, 2023. As amended by AB 2449, Government 
Code section 54953(f) allows less than a quorum of the Planning 
Commission to participate remotely at any given meeting of the Planning 
Commission where the remote participant(s) have a statutorily defined 
“just cause” reason or “emergency” reason for participating remotely. 
When a member of the Planning Commission participates remotely 
pursuant to Government Code section 54953(f), the location from which 
the Planning Commission member is participating remotely does not 
need to be identified on the agenda and does not need to be open to 
members of the public. Because Government Code section 54953(f) 
allows Planning Commission members to notify the City of their need to 
participate remotely as late as the start of the meeting, the Planning 
Commission will prepare for all meetings with the assumption that some 
number of its members (less than a quorum) might need to participate 
remotely pursuant to Government Code section 54953(f). All such 
meetings will be conducted in compliance with the requirements of 
Government Code section 54953(f)(1). Per Government Code section 
54953(f)(2)(B), any Planning Commission member who participates 
remotely per Government Code section 54953(f) “shall publicly 
disclose at the meeting before any action is taken, whether any 
other individuals 18 years of age or older are present in the room at 
the remote location with the member, and the general nature of the 
member’s relationship with any such individuals” 

 
Members of the public wishing to observe the meeting may do so 
in one of the following ways:  
 
1) Attend the meeting in person at City Hall East – Council Chambers. 

   
2) Call-in Conference (669) 444-9171; Meeting ID 819 5313 8958 and 

then press #.  Press # again when prompted for participant ID. 
 

Members of the public wishing to make public comment may do 
so in one of the following ways:  
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(1) Call-in Conference (669) 444-9171; Meeting ID 819 5313 8958 and 
then press #. Press # again when prompted for participant ID. Once 
admitted into the meeting, press *9 to request to speak. 
 
(2) Email or Telephone– All interested parties can submit comments in 
advance to the Planning Division’s general telephone line: (626) 258-
8626 or planning@elmonteca.gov. All comments must be received by 
the Planning Division no later than 3:00 pm on August 8, 2023. 
 

Instruction regarding accommodation under the Americans with 
Disabilities Act can be found on the last page of this Agenda. 

 
OPENING OF MEETING 

 
1.   Call Meeting to Order 6:06pm 
 
2.   Flag Salute Chair Tamashiro 
 
3.   Roll Call  

Committee Members Present: 
Pablo Tamashiro, Chairperson 
Nancy Lee, Senior Planner 
Jess McCloskey, Chief Building Official 
 
Staff Member Present: 
Adrian V. Perez, Assistant Planner 

 
4.   Public Comments 

Citizens wishing to address the Zoning Review Committee on land use and development 
matters may do so at this time. Note that the Committee cannot respond to or take any 
action on the item. 
 
Citizens wishing to speak on an agenda item will be given the opportunity to speak after the 
item is presented by staff.  
 
Limit your comments to three (3) minutes. State your name and address for the record. 

 
PUBLIC HEARING 

 
     5.       Minor Use Permit (MUP) No. 07-23 

 
Address: 10501 Valley Boulevard, Unit No. 1860 / APN No. 8575-024-035 & 

-036 
 
Request:  The Applicant is requesting approval to establish a 4,021 square foot 

(SF) dance studio within an existing 54,066± SF multi-tenant 
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commercial building.  The subject site is located in the M-2 (General 
Manufacturing) zone.  The MUP request is made pursuant to Chapter 
17.123 (Conditional and Minor Use Permits) of the El Monte Municipal 
Code (EMMC). 

 
CEQA Determination:   Article 19. Categorical Exemptions – Section 15301 (Class 1 – 

Existing Facilities) in accordance with the requirements of the 
California Environmental Quality (CEQA) Act of 1970 and the CEQA 
Guidelines, as amended. 

 
Case Planner: Adrian V. Perez, Assistant Planner 
 
Recommendation: Open the public hearing; 

1. Receive presentation from staff; 
2. Pose questions to staff; 
3. Allow members of the public to offer comment; 
4. Pose follow up questions to staff; 
5. Close the public hearing; and 
6. Approve the Minor Use Permit request, adopt the Conditions 

of Approval and adopt the Categorical Exemption. 
 

 

  

 

Motion:  Chief Building Official McCloskey motioned to approve Item No. 5, subject to conditions; 
Seconded by Senior Planner Lee. 
 
Motion Carried 3-0 
 
Meeting Adjourned at 6:44pm 
 

NEXT SCHEDULED ZONING REVIEW COMMITTEE MEETING 
Tuesday, September 12, 2023, at 6:00 p.m. 

City Hall East – City Council Chambers 
 

Availability of staff reports:  Copies of the staff reports or other written documentation relating to 
each item of business described hereinabove are available on the City’s Home Page at 
www.elmonteca.gov or http://ci.el-monte.ca.us/AgendaCenter You may also call the Planning 
Division at (626) 258-8626 for more information. 

Individuals with special needs:  The City of El Monte wishes to assist individuals with special 
needs.  In compliance with the Americans with Disabilities Act, if you need special assistance 
to participate in this meeting, please contact the Planning Division at (626) 258-8626.  
Notification 48 hours prior to the meeting will enable us to make reasonable arrangements to 
ensure accessibility to this meeting. [28 Code of Federal Regulations 35.102-35.104 ADA Title 
II] 
 
 

http://www.elmonteca.gov/
http://ci.el-monte.ca.us/AgendaCenter
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General explanation of how the meeting is conducted: 
1. The staff report is presented by City Planning staff. 
2. The Zoning Review Committee may ask questions if necessary for clarification.  
3. The Zoning Review Committee Chair opens the public hearing. 
4. The applicant makes a presentation to the Zoning Review Committee. 
5. Individuals speaking in favor of the project address the Committee. 
6. Individuals speaking against the project address the Committee. 
7. The applicant responds to project opponents. 
8. The public hearing is closed. 
9. Zoning Review Committee members discuss the project. 
10. Zoning Review Committee members vote on the project. 
11. Any interested party who disagrees with the Zoning Review Committee decision may appeal the 
Committee’s decision to the Planning Commission within 10 calendar days. Any appeal filed must 
be directed to the City Clerk’s Office and must be accompanied by a fee of $933.00 or $1,575.00 
(depending on the type of project). Any individual that received notice of this meeting from the City 
of El Monte will receive notice of an appeal if one is filed. 



 

 

 

 

 

7.2  

Approval of Planning Commission (PC) Minutes 
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PLANNING COMMISSION MINUTES              
 

ACTION MINUTES FOR THE SPECIAL PLANNING COMMISSION MEETING HELD ON  
THURSDAY, APRIL 13, 2023 AT CITY HALL COUNCIL CHAMBERS 

 11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA 
 

 
1. Call Meeting to Order – Meeting was called to order by Chairperson Peralta at 7:04 p.m.  

 
2. Flag Salute – The Flag Salute was led by Chairperson Peralta. 

 
3. Roll Call – The roll call was led by Deputy Director Mikaelian. 

 
Commissioners present:  Peralta, Nuño, and Tamashiro  
 
Commissioners Absent: Gonzalez (excused absence) 
 
Staff Present:   Director Donavanik  
       Deputy Director Mikaelian, AICP 

City Attorney Tabares  
Assistant Planner Martinez 

             
4. Approval of Agenda:   
 
Motion: by Commissioner Tamashiro to approve the Agenda with the change to consider item 
no. 8.2 prior to item no. 8.1; seconded by Commissioner Nuño. 
 
Motion carried 3 – 0.  
 
5. Commission Disclosures:  
 
None. 
 
6. Public Comments: 
 
None. 

CONSENT CALENDAR 
 
7.1 Approval of Zoning Review Committee Minutes: 
 
None. 
 
7.2 Approval of Planning Commission Minutes: 
 
None. 
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REGULAR AGENDA 
 
8.1 Zoning Map (ZM) No. 1: City of El Monte’s Official Zoning Map. 
 
Address/Location:  Citywide 
 
Request:  ZM-1: Approve the official City of El Monte Zoning Map, as referenced in Section 
17.14.030 of the EMMC. 
 
The project will be presented to the Planning Commission as the recommending body and the 
City Council for a final decision at a future public hearing. The entitlement noted above is made 
pursuant to Chapter 17.128 (General Plan and Zoning Amendments) of the EMMC. 
 
Deputy Director Mikaelian provided a PowerPoint presentation. 
 
Public Comments: 
 
• None. 

 
Motion:  Following the discussion, it was moved by Chairperson Peralta to adopt Planning 
Commission Resolution No. 3650 recommending that the City Council adopt an ordinance 
approving ZM No. 1; seconded by Commissioner Nuño. 
 
Motion carried 3 - 0. 
 
8.2 Sign District (SD) No. 01-23: To establish a Special Sign District for the El Monte 

Center (the SD-1 overlay); and Design Review (DR) No. 05-23: To approve a new 
freeway-oriented pylon sign with a height greater than 25 feet in the SD-1 overlay. 

 
Address/Location:   
 
• SD No. 01-23: The El Monte Center  

Street Addresses: 3500-3698 Peck Road, 1021-1045 Stewart Street, 11728 Alloway Street 
and 3400 and 3515 La Madera Avenue; and APN Nos: 8567-014-027, -043 & -048; APN Nos. 
8567-015-055, -057, -058 & -059 and APN Nos. 8567-016-026, -027, -028, -030, -033, -039, -
040, -046 & -047); and 
 

• DR No. 05-23: South Side of Stewart Street (APN No. 8567-016-047). 
 
Request:   
 
SD No. 01-23: Establish a Sign District for the 42.2 acre El Monte Center. The center is roughly 
bounded by Peck Road to the west, Sitka Street to the east, La Madera Avenue to the east and 
Stewart Street, the railroad and I-10 freeway to the south. The Sign District will establish 
development standards for a new freeway-oriented pylon sign.  
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DR No. 05-23: To demolish an existing freeway-oriented pylon sign and replace it with a new 
sign (located slightly to the east of the existing sign) with a maximum height of 110 feet. Design 
Review is required because the sign will have a height greater than 25 feet. 
 
The project will be presented to the Planning Commission as the recommending body and the 
City Council for a final decision at a future public hearing. The entitlements noted above are 
made pursuant to Chapters 17.122 (Design and Minor Design Review) and 17.128 (General 
Plan and Zoning Amendments) of the El Monte Municipal Code (EMMC). 
 
Public Comments: 
 
• Taylor Pham and Kane Sawtelle of Merlone Geier on behalf of the applicant – Thanked Deputy 

Director for his detailed presentation and was available for any questions.  
 
Motion: Following the discussion, it was moved by Commissioner Nuño to adopt Planning 
Commission Resolution No. 3651 recommending that the City Council approve SD No. 01-23 
and DR No. 05-23 with added language about existing new car dealerships and 
updated/corrected dimensions; seconded by Vice-Chairperson Tamashiro 
 
Motion carried 3 - 0. 

 
 

REPORTS AND OTHER ITEMS 
 

9. Director’s Report:  None. 
 
10.  City Attorney’s Report:  None. 
 
11.  Commissioner Comments:  
 
• Commissioner Nuño – Inquired if construction for property on Garvey Avenue, to the east of 

Peck Road is at a standstill.  Deputy Director Mikaelian responded that staff will reach out to 
the Building and Safety Division and the Applicant for construction status. 
 

• Chairperson Peralta – Added that construction on property on Garvey Avenue to the west of 
Tyler Avenue also appears to be at a standstill.  Deputy Director Mikaelian responded that 
staff will reach out to the Building and Safety Division and the Applicant for construction status.  
Also, commented concerns regarding newly built empty storefronts on the corner of Garvey 
Avenue and Tyler Avenue.  Inquired on the future tenant that will be moving into the new El 
Monte Center. 
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12. Adjournment

Meeting adjourned at 7:45 p.m. 

Respectfully submitted,  

____________________________________ 
Planning Commission Chairperson  
Cesar Peralta

____________________________________ 
Planning Commission Secretary    
Debra Martinez, Assistant Planner




